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EXECUTIVE SUMMARY 
 

Even prior to the COVID-19 pandemic, Kingston faced a substantial housing challenge.  Nearly half of the 

/ƛǘȅΩǎ residents are burdened by housing costs that exceed 30% of household income with renters 

disproportionately so; 31% of owners and 57% of renters are cost burdened.  The hardships brought on 

by the pandemic will certainly exacerbate the housing and affordability challenge of the City. Now is the 

time for local action to blunt these systemic issues and plan for a sustainable future of the City.   

Vacant and abandoned properties are a symptom of the housing affordability challenges faced by some 

property owners.  Owners who experience economic circumstances that make housing costs 

insurmountable may abandon property.  Neglected vacant properties fall into disrepair and negatively 

affect neighboring property values and community health and wellbeing. Ironically, vacant and 

abandoned properties also offer a possible housing solution in a market where supply and rising prices 

are an issue.   

For these reasons, addressing the issue of vacant properties is a crucial part of meeting the housing needs 

of Kingston City residents.   

Understanding the cause of an issue is a key to formulating a pathway for solutions. There are many 

reasons a property may be vacant but usually vacancy occurs because of one of the following: 

¶ A rental property is temporarily vacant. 

¶ Mortgage delinquency has led to foreclosure of the property.  The lender now owns the property 

and the market will not bear the costs of the debt on the property.   

¶ The owner desires to fix up the property but the costs of repair are not recoverable.  

¶ The owner is deceased, has moved away, or for other reasons, cannot be located. 

¶ ¢ƘŜ ƻǿƴŜǊ ƛǎ ŀ άǎǇŜŎǳƭŀǘƻǊέ ŀƴŘ ŘƻŜǎ ƴƻǘ ƛƴǘŜƴŘ ǘƻ Ƴŀƛƴǘŀƛƴ ƻǊ ƛƳǇǊƻǾŜ ǘƘŜ ǇǊƻǇŜǊǘȅΣ ƻǊ Ǉŀȅ ǘŀȄŜǎ 

but is waiting to sell it in order to gain a profit. 

¶ The municipality holds the property title.  

The best strategy for managing vacant properties depends on the owner status, the tax status, the 

condition of the property, the housing market and the total aggregate supply of local housing.  The 

Kingston City Land Bank (KCLB) presents an expedited mechanism to facilitate placing delinquent 

ǇǊƻǇŜǊǘƛŜǎ ōŀŎƪ ƻƴ ǘƘŜ /ƛǘȅΩǎ ǘŀȄ ǊƻƭƭΦ Through a selective process, the Land Bank can incentivize primary 

residency, disincentivize speculation and promote affordable homeownership.  Yet, while the Land Bank 

is a tremendous asset for the management of vacant properties, the problem of vacant properties goes 

beyond the resources of this entity alone and involves a coordinated effort of other City departments and 

non-government entities.   
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In order to reduce the amount of current vacant housing stock, minimize the occurrence of vacant 

properties in the future, and utilize vacant properties to create benefits for the community, this report 

asks the City at large to consider the following recommendations: 

1. Create a Vacant Property Task Force to proactively prevent foreclosure, promote investment 

and repurposing of vacant properties, and secure resources - Vacant properties are a problem 

that requires collaborative actions across City departments including the City Assessor, the tax 

collector, Corporation Council, the Department of Housing Initiatives, and the Department of 

Building Safety & Zoning Enforcement. The KCLB, non-profits, lenders, and realtors are also all 

important players when it comes to vacant properties. The creation of a Vacant Property Task 

Force would make vacant properties a priority, increase capacity, and provide the opportunity for 

the various relevant City departments along with other interested groups to have regularly 

scheduled opportunities for communication and coordination of efforts.  Working together, this 

cross-departmental Task Force would consider the recommendations made in this report, channel 

existing assets and resources, and develop new solutions.  The Department for Housing Initiatives 

should be charged with heading the task force and coordinating the various efforts. 

2. Understand, evaluate, and streamline the transfer of vacant properties with a formal in rem 

process that serves the goals of the City of Kingston and the Kingston City Land Bank - Through 

the in rem process, municipalities are able to transfer ownership of vacant properties as the first 

step toward reinvestment and reuse of these properties.  The in rem process also mandates 

formal communication between the property owner and the City and initiates the timeline for the 

repayment of tax arrears.  The timeline of the in rem process can impact the likelihood of 

foreclosure, how long a property remains vacant and as a result the physical conditions of the 

property as well as the debt on the property, how quickly vacant properties can be put back into 

the market, and timelines for development and investment in the City.  For these reasons, it is 

imperative that the /ƛǘȅΩǎ in rem process is efficient, clearly articulated and communicated to the 

public through a transparent and straightforward process. 

3. Offer the City Council options for incentivizing the reuse of vacant properties for first-time 

homebuyers - Through the adoption of various incentives and other local laws, the City can 

incentivize the reuse of vacant properties, increase affordability to homebuyers, mitigate barriers 

to entry, and assist in the long-term retention of homeowners. 

4. Enhance and Support Strategic Code Enforcement with the Addition of Staff for the Department 

of Building Safety and Zoning Enforcement - ²ƛǘƘ ŀŘŘƛǘƛƻƴŀƭ ǎǘŀŦŦΣ YƛƴƎǎǘƻƴΩǎ 5ŜǇŀǊǘƳŜƴǘ ƻŦ 

Building Safety and Zoning Enforcement would have the needed capacity to take proactive and 

strategic actions toward code enforcement and the management of vacant properties. 

5. Create strong anti-blight mechanisms to reduce the negative impacts of vacant properties - 

Neglected vacant and abandoned properties have many harmful effects on the community and 

municipality.  When a City lacks the capacity to address this issue, troublesome properties can 

remain vacant for years.  A data-driven system will increase efficiency of code enforcement and 

result in a targeted response In order to mitigate the issue of problematic vacant properties, the 

City of Kingston should design and adopt a code violation system that prioritizes the remediation 

of blighted buildings while recognizing some lower income homeowners may need assistance 

with repairs.    
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6. Encourage the creation of Accessory Dwelling Units (ADUs) - The process of rehabilitating a 

vacant building for occupancy provides a good opportunity for the creation of ADUs.  ADUs can 

provide an affordable housing option for local residents and are especially attractive for seniors 

wishing to age in place and small households of 1-2 people.  ADUs also support long-term home 

retention by providing additional income for the homeowner. In order to encourage ADUs the 

City should make changes to the zoning code to allow ADUs, and provide resources and instruction 

for those interested in creating an ADU.  

7. Take actions to move forward with the citywide zoning update, and implement a new zoning 

code that utilizes Form-Based zoning - Form-Based Code streamlines the development process, 

reduces the barrier to redevelopment and provides more flexibility for the re-use of vacant and 

abandoned properties.  The City of Kingston adopted the new Kingston 2025 Comprehensive Plan 

in 2016 after a long and rigorous planning process that involved data analysis, an evaluation of 

land use trends and issues, and an assessment of public needs and community resources. In order 

to realize the goals set forth in the updated comprehensive plan, a zoning update is the logical 

next step.  The City of Kingston should follow through with actions to complete a citywide zoning 

code update and replace the existing land use regulations. 

8. Proactively prevent foreclosure and financial hardship for homeowners - The foreclosure of a 

home can have significant negative effects on both the property owner and the community where 

the property is located. The City should collaborate with community-based organizations to 

provide foreclosure prevention initiatives as a means for supporting the economic and social well-

being of a community. This is especially true as the COVID-19 pandemic continues to cause 

significant financial and housing instability.  The City should dedicate staff and resources to the 

creation of a Foreclosure Prevention Program. 

Vacant and abandoned properties are a challenge in terms of preventing abandonment in the first 

place, maintaining properties while they are vacant, and creating opportunities for rehabilitation and 

reuse. In order to address the short- and long-term challenges related to vacant properties, the City 

of Kingston must create opportunity for cross-departmental collaboration and proactive action. The 

City should commit to this multi-pronged approach that involves the use of incentives, rezoning, 

providing resources and education to those at risk of foreclosure, data enhanced code-enforcement, 

and an adjusted and formalized in rem process.  
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 WHY CONDUCT A VACANT PROPERTY STUDY? 
 

The first step in developing such a process is to inventory the vacant properties within the city.  While this 

inventory is only a snapshot in time, it is important to understanding the magnitude of the issue and to 

create an accurate list of vacant properties. This study includes a windshield survey of all vacant properties 

and an analysis of the conditions of these properties.   

The City of Kingston faces significant housing challenges. Across the economic spectrum, there is a 

ǎƘƻǊǘŀƎŜ ƻŦ ŀŦŦƻǊŘŀōƭŜ ƘƻǳǎƛƴƎ ƻǇǘƛƻƴǎ ŦƻǊ ŎǳǊǊŜƴǘ ŀƴŘ ŦǳǘǳǊŜ ǊŜǎƛŘŜƴǘǎΦ CƻǊǘȅ ŦƛǾŜ ǇŜǊŎŜƴǘ ƻŦ YƛƴƎǎǘƻƴΩǎ 

residents--including both renters and owners--are housing cost burdened: paying more than 30% of gross 

household income for housing expenses.  The household purchasing power of Kingston residents has 

decreased since 2010 by 9% while housing price costs have increased by 26% in the same time.  Renters 

are disproportionately impacted and on average have a significantly lower household income. This gap 

continues to widen.   

While market forces, short-term rentals, and wages that do not align with the high cost of living all 

contribute to the unaffordability of housing, the major contributing factor is simply an insufficient supply 

of housing.  High building costs, uncertain processes, and prohibitive zoning all constrain the development 

of new housing.  Long-term solutions to the housing challenge must address these issues.   

Currently there are nearly 200 vacant properties that could potentially add to the housing options within 

the city.  With a mixture of single-family and two-to four-unit properties, collectively the vacant properties 

could provide housing opportunities for approximately 250 households within the City of Kingston.      

Addressing the issue of vacant properties is not only important to house families. If left vacant, properties 

can have significant external costs to the community.  Vacant and abandoned properties can have a 

negative impact on the nearest neighboring properties, the larger community, municipal budgets, and on 

the investment and economic opportunities of a city.   

These external costs within the immediate neighborhood include the following: 

¶ Reduction in neighborhood property values 

¶ Discourages investment within the neighborhood 

¶ Invites criminal and illicit activities 

¶ Contributes to an unpleasant and sometimes unsafe experience for pedestrians, including 
children 

¶ Results in littering of garbage and other debris at the site 

 

The larger community may experience some of the following costs from abandoned or vacant properties:  

¶ Substantial public expense for services such as fire, police, waste management, building and 
code enforcement, and legal costs and maintenance/beautification costs  

¶ Negative impacts on commercial property values 

¶ Loss of School and City tax revenue 

¶ Stifled investment and economic development  
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As vacant and abandoned properties have high costs for communities, strategically reinvesting in them 

can catalyze positive changes in their immediate vicinity as well as the greater community.  Some of the 

important reasons to direct resources towards the reuse of vacant or abandoned properties include: 

¶ Create new housing, retail, and commercial opportunities  

¶ Improve the quality of life for existing residents 

¶ Revitalize neighborhoods 

¶ Reduce the demand on expensive public resources like fire and police 

¶ Secure existing neighborhood assets 

¶ Increase the density and walkability of urban centers 

¶ Spur further private and public investment in urban centers 

¶ Increase municipal tax income 

¶ Offer an alternative to greenfield development which can have high environmental, resource 

and infrastructure costs 

 

While the argument for rehabilitating vacant properties is clear, the costs of acquiring and renovating 

such properties so they are ready for occupation can be high.  It is in the interest of communities with a 

high number of abandoned properties to secure reinvestment and reuse of the properties.  However, 

limited resources with which to tackle this challenge means local leadership must be strategic about which 

properties to focus on and what type of resources to allocate to the issue of abandoned properties.  Low-

cost interventions can spur many benefits, policy changes can lead to systemic improvements, and large-

scale investments have the potential to affect systemic positive outcomes.   

The City must be intentional about these outcomes it hopes to get from the rehabilitation and 

reoccupation of vacant properties, and then create a process for these properties to re-enter the market.  

The City of Kingston must have a clear process for acquiring vacant properties, and selling them to the 

Land Bank, which must then effect an expeditious process for returning these assets to the tax rolls.         

Using the inventory of vacant buildings as a baseline, the second part of this study is a list of 

recommendations that includes strategies and tools, stakeholders, and resources for the City to access. 

The final recommendation in this study is to implement a program to prevent vacancies from occurring in 

the first place. 
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 STUDY METHODOLOGY 
 

The recommendations made in this study are the culmination of months of data collection and analysis, 

research, and interviews.   

Hudson Valley Pattern for Progress (Pattern) began this study in with a kickoff meeting with Mayor Steve 

Noble, City staff and Alderman Reynolds Scott Childress. 

Pattern has met with City of Kingston elected officials and staff on several additional occasions to identify 

focus areas for the study, determine goals for the City regarding the issue of vacant and abandoned 

properties, to gain needed background on how the City currently manages vacant and abandoned 

properties in order to share early findings and to receive feedback.  

Specifically: 

¶ Pattern toured Kingston neighborhoods in preparation for the vacant building inventory  

¶ Pattern presented an outline of the study to the Kingston Common Council Housing Committee 

including Aldermen Reynolds Scott Childress, Michele Hirsch, and Donald Tallerman with Land 

Bank Executive Director and Director of Housing Initiatives Michael Gilliard present 

¶ Weekly meetings with Michael Gilliard and Housing Initiatives staff 

For research purposes related to this study, Pattern conducted the following interviews: 

¶ Karen Black, CEO of May 8 Consulting   
Topics: Code enforcement, management of vacant and abandoned properties, in rem processes, 
the value of a vacant property task force, foreclosure prevention, and the option of bundling 
vacant properties for development 

¶ Kathy Germain, Vice President of Housing Services RUPCO 
Topics: RUPCOs foreclosure prevention programs, homeownership programs, housing resources  

¶ Madeline Fletcher, Director of Distressed Asset Preservation for NYS Homes and Community 
Renewal, and the Former Executive Director of the Newburgh Community Land Bank  
Topics: Strategies for Land Bank funding, sales, and homeownership programs 

¶ David Kohl, Economic Development Specialist, City of Newburgh 
Topics: The City ƻŦ bŜǿōǳǊƎƘΩǎ ƛƴ ǊŜƳ ǇǊƻŎŜǎǎΣ ǘƘŜ bŜǿōǳǊƎƘ /ƻƳƳǳƴƛǘȅ [ŀƴŘ .ŀƴƪΣ ǎŀƭŜ ƻŦ City-
owned properties through a competitive bidding process 

For demographic data, the study uses Census 2010 Decennial and 2018 American Community Survey data, 

and Housing Urban Development (HUD) Median Family Income Documentation System data. 

For housing data, the study uses HUD Comprehensive Housing Affordability Strategy (CHAS) data from 

2007-2011 and 2012-2016 as well as current New York ORPS sales trend data. This is the most current 

data set of this type as of the date of this report. 

As major component of this study, Pattern conducted a Vacant Building Inventory.  The inventory of 

vacant buildings, while only a snapshot in time, is essential to understanding the scale of the issue, for 

recognizing geographic patterns, if any, and the overall exterior condition of vacant buildings in Kingston. 

The methodology of this inventory is detailed later in the report. 
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 DEMOGRAPHIC OVERVIEW 

Kingston 
Demographic Snapshot 

Total Population 23,210 

Median 
Age 38 

Median Individual 
Income $28,668 

Unemployment 
Rate 8% 

Individual Poverty 
Rate 15% 

Race and Ethnicity as a % of total 
population  

White 63% 

Black  15% 

Hispanic  
or Latino  15% 

Other 7% 

Source: U.S. Census Bureau - 
2018 American Community Survey 

Like many communities throughout the Hudson Valley, 

population growth in the City of Kingston has been 

relatively stagnant over the past two decades. From 

нллл ǘƻ нлмлΣ YƛƴƎǎǘƻƴΩǎ ǇƻǇǳƭŀǘƛƻƴ ƎǊŜǿ ōȅ потΣ ǘƘŜƴΣ 

ŘŜŎǊŜŀǎŜŘ ōȅ суо ŦǊƻƳ нлмл ǘƻ нлмуΦ YƛƴƎǎǘƻƴΩǎ 

population in 2018 (23,210) is 1% smaller than the City's  

population in 2000 (23,456).  

With a median age of 38, Kingston has a younger 

population than Ulster County (median age 43). Nearly 

ол҈ ƻŦ YƛƴƎǎǘƻƴΩǎ ǘƻǘŀƭ ǇƻǇǳƭŀǘƛƻƴ ƛǎ ǳƴŘŜǊ ǘƘŜ ŀƎŜ ƻŦ нр 

and approximately 15% of the City's  population is 65 or 

ƻƭŘŜǊΦ !ƭƳƻǎǘ нл҈ ƻŦ ¦ƭǎǘŜǊ /ƻǳƴǘȅΩǎ ǇƻǇǳƭŀǘƛƻƴ ƛǎ ŀƎŜŘ 

65 or older.   

The median annual income for a worker living in 

Kingston is just $28,668. This is lower than the median 

annual income in Ulster County ($32,829) and New York 

State ($37,7лмύΦ YƛƴƎǎǘƻƴΩǎ ƭƻǿ ƳŜŘƛŀƴ ƛƴŎƻƳŜ 

translates into a high individual poverty rate, which is 

calculated for individuals 16 and over who are not living 

in college dormitories or institutional group quarters. 

YƛƴƎǎǘƻƴΩǎ ƛƴŘƛǾƛŘǳŀƭ ǇƻǾŜǊǘȅ ǊŀǘŜ ƛǎ мр҈Σ ǎƭƛƎƘǘƭȅ higher 

than Ulster County (13%) and New York State (13%).  

!ǇǇǊƻȄƛƳŀǘŜƭȅ со҈ ƻŦ YƛƴƎǎǘƻƴΩǎ ǇƻǇǳƭŀǘƛƻƴ ƛǎ ƛŘŜƴǘƛŦƛŜŘ 

as White, 15% is Black, and 15% is Hispanic or Latino. 

Kinston has a considerably more diverse population than 

Ulster County, which is nearly 80% White. Mirroring 

Ƴŀƴȅ ƻǘƘŜǊ IǳŘǎƻƴ ±ŀƭƭŜȅ ŎƛǘƛŜǎΣ YƛƴƎǎǘƻƴΩǎ IƛǎǇŀƴƛŎ ŀƴŘ 

Latino population has grown significantly in recent years. 

In 2000, Hispanic and Latino residents made up only 6% 

ƻŦ YƛƴƎǎǘƻƴΩǎ ǘƻǘŀƭ ǇƻǇǳƭŀǘƛƻƴΦ ¢Ƙŀǘ ƴǳƳōŜǊ Ƙŀǎ ƳƻǊŜ 

than doubled to 15% in 2018.  
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 HOUSING OVERVIEW 
 

Kingston 
Housing Snapshot 

Total Housing 
Units 10,592 

Occupied 
Housing Units 9,361 

Housing Units 
Built before 1970 79% 

Renter Occupied 
Households 53% 

Owner Occupied 
Households 47% 

Median 
Household 
Income 

$48,186 

Median Renter 
Household 
Income 

$32,866 

Median Owner 
Household 
Income 

$74,881 

Median Gross 
Rent $1,054 

Median Home 
Value $169,800 

Source: U.S. Census Bureau - 
2018 American Community Survey 

 

  

Founded in 1652, Kingston has a relatively old housing 

ǎǘƻŎƪ ƻǾŜǊŀƭƭΦ  hŦ ǘƘŜ /ƛǘȅΩǎ млΣрфн ƘƻǳǎƛƴƎ ǳƴƛǘǎ (all unit 

types), approximately 8,339 were built before 1970, 

meaning they are over 50 years old. Furthermore, over 

half of the housing units (5,000) in Kingston are over 80 

years old and were built before 1939. Older housing 

stock generally has more maintenance issues and less 

energy efficiency than newer housing, increasing 

operational costs for homeowners. 

YƛƴƎǎǘƻƴΩǎ ƻŎŎǳǇƛŜŘ ƘƻǳǎƛƴƎ ǎǘƻŎƪ ƛǎ ǎǇƭƛǘ ŀōƻǳǘ Ŝǉǳŀƭƭȅ 

between renter occupied households (53%) and owner 

occupied households (47%). This is significantly different 

ŦǊƻƳ ¦ƭǎǘŜǊ /ƻǳƴǘȅΦ ¢ƘŜ ŎƻǳƴǘȅΩǎ ƻŎŎǳǇƛŜŘ ƘƻǳǎƛƴƎ ǎǘƻŎƪ 

is approximately 30% renter occupied and 70% owner 

occupied.  

The median household income in Kingston is $48,186. 

This is lower than the median household income of 

Ulster County ($63,348) and New York State ($65,323).  
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Distribution of Renters and Owners by Kingston Census Tract 

 

The adjacent map shows the 

eight census tracts in the City 

of Kingston labeled by whether 

they contain a majority of 

renter-occupied households or 

owner-occupied households. 

Census tract 9522, located in 

the southwest corner of the 

City, has the highest share of 

households that are owner-

occupied (75%).  

 

 

 

 

Change in Rent 2010 to 2018 by Kingston Census Tract (Inflation adjusted) 

 

Since 2010, inflation adjusted 
rent has increased in the 
eastern tracts and decreased in 
the western tracts. Tract 9518 
has seen the greatest rent 
increase in the eight-year 
period of 48%, which is nearly 
10 times the pricing swing of 
many other tracts in the City.  
Four tracts in the western part 
of the city, 9522, 9523, 9524, 
and 9520 have all seen a 
decrease in rent when 
adjusted for inflation.   
 

 

Source: U.S. Census Bureau - 2018 American Community Survey 

Source: U.S. Census Bureau ς 2010 and 2018 American Community Survey 
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Median Income, Rent and Home Value by Kingston Census  Tract 

 

 

In every tract, there is a significant difference between owner and renter income.  The difference is most 

pronounced in tracts 9524 and 9518 where owner income is more than 200% greater than renter income.  

Home values are highest in tract 9524 at $202,400 and lowest in the waterfront tract of 9517 at $153,200.   

 

 

 

Source: U.S. Census Bureau - 2018 American Community Survey 
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Distribution of Housing Stock Built Prior to 1940 by Kingston Census Tract 

 

aǳŎƘ ƻŦ YƛƴƎǎǘƻƴΩǎ ƘƻǳǎƛƴƎ 

stock was built before 1940.  

The inner Census tracts of 9520 

and 9519 have the largest 

share of housing built before 

1940 at 61% to 73%.  

Older homes are more likely to 

have higher energy, repair and  

maintenance, costs than 

newer homes.   

 

 

 

Distribution of Poverty by Kingston Census Tract  

 

The poverty rate varies 

significantly by neighborhood. 

To determine the poverty rate, 

the U.S. Census uses income 

thresholds that vary by family 

size.  In 2018, the income 

threshold for a family of four 

was $25,100.  Households with 

total income less than this 

amount are considered in 

poverty. In the more inner 

Census tracts the rate is 

between 20.1% and 24.6%.  In 

Census Tract 9522 the poverty 

rate is about half that of the 

higher areas at around 10%.  

 
 
 
 

Source: U.S. Census Bureau - 2018 American Community Survey 

Source: U.S. Census Bureau - 2018 American Community Survey 






















































































